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~e M -remends APPROVW of ProJ= PM No. 9-94004 subj- to. the fo~owing
renditions:

1. Pe eloov ment Ceiling

The project plm for tie ~kburg TM titer is h@~ to 1300 dw~g units,
150,000 sque feet of red sp-, and lW,000 square fet of offim space to be
mnsmcted in tie fo~otig staging *.

a. Singe I . g50 UNB
b. Stage 2-155 Units
c. Sqe 3- 2g5 u~~

-90,000 Square F-of Reti
d. S~e 4- d0,000 Square F= of Reti,.

- 75,W Square,Feet of Office
e. S~e 5-25,000 Sqm Feet of Offia

fie pubhc bufldmg ara fi.c., demm~ school, park butidtigs, ~d hbrary) ~
not tiluded in tie ‘dctitions.

a 2. T-sDorra tion Improvements

The fo~owing road irnprovernen~, at -h stage of devdopma~ are nded @
provide enough capacity to -e tie proposed devdopmenc

a. Srage 1- Rmnstrucrion of the southbound right ~ he along ~ 355 a
~ 121 to provide a ‘~ flotig= movement

b. Stage 2- Consmct an esstbound left turn he along ~ 121 at ~ 355
- Consmct a westbound left turn kc along ~ 121 at ~ 355

c. S&Oe4- Construct a nofibound right ti he along ~ 355 at Stigtown
Road

d. S-C 5- Restipe eastbound Comus Road to provide =clAve left rum tie
at-m 355 . .

e. Participate in the Oatewy 1-270 Offi~ Park Road improvement - widening
~ 121 to four kes been 1-270 notibound off-ramp - Stage to be
d=idd as part of the approti of the prehm plan

The mspomtion memomdum in the appenti includes additioti ~lon on
ti* required ~~mtion improvemen~.
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5.

Dedi@tion and Conmcrion of A-3M Md-Countv H1~hWv]

A-305 ~d-County Mghtiy) must be dti=ti to a right-f-way of 80 f- and
mtsstrucd as a two tie * to rep~ Piedmont Road. ~tsstrucrion wfl not be
na~ unti Wnmction of single -y de=ched units witi the tisdng right-
of-way for Piedmont Road ~ =.

Pdl=non and cons~rnon of A-2~ (S-w RoaU
.

A-2@ (Stigtown Road) must be dedicated to a nghtmf-way of 120 fat and
mnsmcted as a four kc, divided - d as part of a partitipati~ aggmcnt
tith MCDOT. If M agreement does not ~ur before she n~ css points to
tie Wmmemti area or pm of the residersti _ from A-2~ are n~d, then
improvemenfi to exisMg Stringtowrs Road must be mmpleted to inc~ safety as
required by MCDOT.

Environment Improvements Wfore Atrorod of the Preliminw PIw

Subrtdt for retiew before tie PWg kd h-g on the prefi- plan the
fouowisrg:

-..
a. Improvd pti for storrnwater management (SW and gtiig in tie

mmmercid m tit redum stream buffer enmachment. As part of this, ●
submit an alternate plan for review that shows d road @g, SW and
~ctiti @g ~tiy OUtSi&ShLS- buffer, tOd- the
impam on site design and SW ti~veness. W submit dcrdations. for
the proposed in-s- dry pond on the Commenti side showing M
~ucnq arsd extent of inundation in the pending area.

b. Ph for tie propod SW Mti= and roads n- or in s- buff=, and
associated grading, titi indimrion of where w phting is permid.

c. A singing pb for SW with tie extent of each propod phase of
developmat and tie order in which they till be bufit.

d. A preh- fom mnservation plan refl=ting the revised byouL At the
fi site pla tiew, tie appfi-t should present reforestasiotifio-on
pks for the whole site and pht as much as possible dting tie W
instruction phase to mat a S- Pro&rion Area =mmendation for
quic~y estabEtig fd~

2. .a
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● 6. Environmend Imurovemen&

a. Move tiese storsrs~ qesrserst Mties, and my ~iared gmding tit
aot be ref-ted, outide tie stream buffer. Make every efforr to
duce or ~ d -g from buff=

Commd side - Smd Ffi~ ~, M tid fl (sr~ top of Town Square
tributary); ~- W= ~ (next@ _ store site); Sand Falter #6 (near
Town Center’s dry pond); Move ~ l= the pond fotiay ourside of buffer,
sin= it mot be fo~.

Residenti side - Sand Fdm #8, # ~d #lo @om #10 is located in exisdng
trees - move a ~dmg outside of buff=); Move dry pond ~d gmdimgout of
buffer.

b. tiy wefland creation areas shosddbe designed to be for-.

c. Provide m area for stormwater management “fortie school site h tie
Prefitiq Ph.

d. -.~ti an undlsrurbed stream buffm of z l-t 125 f= along the Greersway

●
Road and make gradd dopes less than 25%. Further redue or ~rrdnate
g~dingldlsturbance in stream buffer for Greenway Road m much as possible.

The proposed kyout of tie parMschool si~ is presesstiynot ~rable. More
approti of tie site pk, additioti setback of the road next to tie park must be
provided to m=t the requirements of the Monrgom~ CoussryPubfic Schook.
A rcphcement for any loss of tid or tiries must dso be provided in accordance
witi tie requirements of tic Parh Department.

8. ~storic Preservation

hmrporate she foUofig items into tie project pb before re{iew of the site ph:

a. hte the pubhc right~f-way for A-260 (Srringtown Road) outside the
existing boundaries of the -ksburg =toric Disrnct.

b. Mini* tie widti of boti tie nght+f-way and paving (50 feet of ROW arsd
26 feet of paving, subj@ so approti by MCDO~ for Redgrave P- 1-
witi the ~toric District.

3
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-
c. Provide ~ -mmc to fu~ pubfic ~wer at%e ti~rions. of A-2~

(SfigtO~ Rd) and Red=mve Pb with ~ 355 (Old Frederick Road).
d. Provide a ststfl opm ~merno~ park along the northern edge of the

PWY n=t m Rdgmve Pk tith assinxve demetst for the tiy of
John -k tit issmrpomm the -g ~ve markers

e. Construct Redgrave Ph to MD 355 _ the Mstoric Dtict prior to
completion. of S~-e ‘3. Sfi expemes ‘for tioca~g an ti~g house witi
the Mstonc DitiG and increase the ti of tie existirtg mmmerd lot as
part of a pticipauon ~mmt with tie tishg mmmd hdowner.

?tibiliw with Existins ~umh ~d ,Adiacent Residences Wltin the M=

her- tie setback of the proposed pubfic street locati next to tie church witi tie
Mstoric Disrnct to 30 f=t md provide ~g for tie -g mme~. M-
the tot lot away from the existing church, ad mtitain the area as open space to
provide a potmtid tie to tie church. The ti of ldts and setbacks of the
propo~ devdopmrnt must match, approximately, the stantids of the -g
houses along the soutiatem boun~ of the site within the Wstoric DIstriti

Re .w the hvout of S-u
●

harpomte tie foUotig items into the site phs for -h stage of devdopmenc

a. Improvements sc “tie TOW Sq~ - h~ the sise of the T- Square to
dum confim with dwest -c and to improve ped~ti ~.

b. Rdocate A-2@ (Stigtown Road) to reduce tie impact on adj~t tiden~.
Reduce the number of a- -s m A-2~ from she area of single my
de=hd uni~ to rn=t tie dti~ standards for =rid roads.

c. ~fiate the a-ss to the proposed elementary school from MD 121 ad
provide access horn G-way Road.

d. Rtise tie access to A-3M ~d-bun~ Mghway) to Wow a direct
wnnection ~om Burnt W Road to GHway Road, and improve the ~
to the single My detached units.

e. hcr~ the itt~tion spacing near the ~top R~ation ~.

The present s-t system shown in the project plan quires waivers of exi@g .

sadards. The applicant ~d - have met titi MCDOT to discuss the waivers.
M tivers must eve M approvsd tim MCDOT before approvaJ of the site ~,
plm.

4
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11. s~~nc of Ameniues

M arnersities*on Mti each ~e of “bdopment must & mmplcred witi ti
stage of development. ~e d~gn for the grewwy, and fie mnqt for the
=hwVpark and other &e pby fidds, must be mmpleted before appnd of tie tit
Ste pti. Conmction of the asnessidestithiss the .~~y must be compled before
wmplerion of Stsge 3.

The fo~otig items must be tico~ti inm tie sire pti:

a. s-t =S, high qtity -t figh~, sideti paving ~, and -t
furniture as pm of a pkm for s~~pe of roads md civic spaces.

b. h~ kd=ptig fi the mmmd parking ~.
c. hd=ping for tie buffer ar~ adjacent to dl * roads.
d. Scr=ning for the ~sting homes titi the fissoric District.
e. kd=ping for d stornswater management areas.

14. Maintman~

titenanm of the private ~tion ~, stormwarer management ftiti=, civic
s, nd otier amenities on private tid must be ~tained by the endre
development. Substdt before approti of the h btiding -t, a snaiss-= ‘”
document tiat estabhsh= assovd _tion including M ~downers W
establishes responsibfity for maintenance,of these Hti=.

As part of tie review of the proj~ pksss,the staff ~mmends approd of WO tiv=. ~e
fit waiver dews use of closed section =ts (curb and gutter) in spwid pro-on areas.
Staff recommends approval of the C1OA -on ~ts b=use the high dmsity of tie
development and she * of mmmer~ and residenti uses sre not appropriate for the use
of open -on s-ts. ~c project ph includes - stormwater in~tion measurw
for tie streeti ins=j of tie use of open swdon ~. The ~arksburg - Pti b ‘”
anticipated the use of clod -on stree~ in tie sow wrster area. Waivers to U* some
on-sm~t psrking to reduce off-=t partig are enwuraged subj=t to retiew by M~OT.

5
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~s section of tic rcpofi pmtid= a brief description of the proJ&t pti for,tie Chkburg
Town Center and a summq of tie major issues. The tid section of this repon,
~D~GS, provides a more detied tiysis of the projat md a discussion of the fidings.

1. Apphmrion

The Clarhburg TOWSSCenter is m appbmtion for tie optionaJ method of development in tie
M-2 ~ne. The Clsrhburg TOW Center Ven~ ~ed a complete application on
-mber 6,-“1994. This apphcarion is the ti project plan subrnitsed sin= the adoption of

.e Clarbburg Master Pk. It represents one of the @~t pards within tie m
designatd as the Town Center in the Master Ph. Retiew of this projat W hdp in setsing
tie standards for future development h this ky ~

FoUotig tie guidefies in the ~ pti, this appti~tion fos~ tie creation of a, -t
ad pedesti orienti ton surrounded by ~ space. It irscludcsa range of housing
OpPOfifirieS, rcti shops, a grocery store, --ss, persod seMces, ~d offi~ ss
fouowx

1300 dwe~g uniu
150,m square feet of reti space
Ioo,m 4uare feet of office space. ,,.

A lage varie~ of open spaces are dso providd. This project plm dso includes a
conmtration of civic spaces, and oppotities for a post office, hbrary, dementary school,
and a communiry center that codd become a focus of @mmuniry hfe in tis pordon of the
firure Town Center of Chkburg.

.
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2. Site Conditions

The site is located approtitiy 1~ de tim i-270 n~ the intion of ~ 355
&rderick Road) and ~ 121 in the ~ksburg P-g - N sie M a totsd of
approtimatefy 267.50- of karsdirsdssding.70.20 acres of bd h @ ~T bne and
197.30- in the M-2 tic The ~te k tivdy bedw m and’soyti.’cmpltid.
~e terrain is modcrady sloping. ~evations mge from approti~y 570 f~t to 716 feet
above sea level.

The sire is l=ti in tfre headmters of tie Uti Sen~ C=k and Utie ~etr Creek
uarershds. A mti suearn and two rnbuties m located titi the ~d h the M-2
~ne. A smd s- is dso l-ted on the hd in tie ~T ~nc. Approfimady 8 acres
of tid ticlude nonri~ wetismds. me fidpti for these streams ties in widti from 30
feet in the upper inches to 300 feet at tie mnfluenw of the mfin stream and the rnburaries.
The forest tid is locaM along the S=S and primarily witi tie floodpti areas.

3. Surrounding bd Uses

=sfig homes md va-t lad in tie R-2M and M-2 ~nes located across A-260
(Stigtown Road) form tie south=tem boundary of tie site. tisdng homes and hd in
the RDT hne locatd across tie future A-305 ~ld-Counry Highway) fom the northeastern
boundary of the si~. =sfig homm and vacant hd ti the W-2 tine 1- across A-
27 (Clarksbu~ Road) form tie nofiwestem boun~ of the site. figs Pond H Park k
~so l=ted on tie northwes:-m boundary of the sire. The etiting Ckhburg ~
Disrnct fores the soutiwestem boundary of the site.

4, PropoA Amenities md Ffities

The W-? ~ne confis a sbtid ~d opriond method of development. Under tie
standard method of development projec~ must mmply with the r~uirements in the R-200
fine (timum of 2.44 dwelhg utits per acre or 481 dwehng units), Offs& and retaif
uses are not Ptitted under tie smdard metiod of development,

The proj~ ph for tie Chksburg Town Center is an appficarion for the opaoti method of
devdopment k tie M-2 ~rse..X,Under the optioti merh@, gerred comm+ ~ atsd*’
higher density tiden~ us are dowd provided tiey meet the guidefiea in an approv~,m,:
and adopted master pb; and pubfic amenities and Hties are dso included. fi
apphcation sncludes tie fo~o~tig amenities and fifllties to supprr the tim of us ~d
the hcreased densities of development proposed in the pmjat plan. :

● ✌✎
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R=rmuond Factiues:
Tot 10K(4)

-.Mdti-age pkygrounds (6)
Pitidsiting ~ (5)
Tesusismurts (3)
B&eway system
Gmway pathway md biqcle @ (~= o
Nature ti
Namd m n= tie pond
Stimming pls Q)
Wadiig pools (2)
hdmr fimess facfity

o

The fo~otig items summti the issues in conndon tith tie sti -mmendatim 0ss
tie Chhburg TOM Cessti. This dibon higfigh~ some issu= h ~ dfig ~C
retiew of this proj=t pti. A more detied dlwussion of the issu- is 1- in tie
~~G~ =tion of tis @f repofi.

8 ●
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1. Cottformana tith tie Purpo=
,,

a. ‘To -mmodate fid use devdopmrnt a~~ of ptied a mn~ and
residmti uses at appropriate lxtions h she Co”ury..

This devdopment mntaists a reti inter in she l~tion md intensity show in the
rant master plan. The Admti H and intensity are dso in a~ordane uiti the
Chkburg Master Plm and Hya-wsr Se Study Am.

b. “To prsrtide pubtic =ties ad amenities to support the titure of uses at the
k- dmsiries of devdmmenL=

. .

~s devdopmestt would provide pubfic Hties and amenities in ~rdan~ with h ●
guidebes in the raent M Pk. Th& amenities include as a timum a town
~uare, sm==pe system, naghborhood quares, -way dediated for park W,
par~=hml site, grem areas, pond ~ and ~tion features for a variery of age
groups.

2. Conformanm with Development Stan~

The proj~ plan for tie ~wksburg Town Center is in mnformance tith tie development
standards of tie =-2 hne. me devdopmmt standards are found both ti the ~ning
Ordinmm and the tihburg _ Ph. me follotig chart detibes the mnformast=
of the proj~t ph witi tie development standards WUired for the optional metiod of
devclopmen~

.’
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1. Coiforman~ ~ tic tism - Pb hcludisrg Sra=*~ Hements

The proposed developmentmnforms to tie guid~es in the Wrer PM for the Town
Certw. The propo~ mix of uses, densities, and the pubhc &tin& ad amenities
implement the poticiti dtibed h the ~ ph. ~e Ckksburg TOW Center is irsthe
Stage 2- dtignati in the _ Pk. ~e staff recommends that tie project plan
proceed to the pubhc hearing tifom inspletnention “ofthe ‘rngga events- describd in the
Wrcr Plan. Howevci, tie htig on the@@ ph wodd be d~dcnt on tie
.rngger events” being met, The staging element of tie Master Pb is discud later in the
staff r~n.

2. ErrvironmenMIssues

~“e staff h carefu~y reviewd tie project pti witi ~~t to the high expections for
tninitig the impact on tie nati environment. An innovative system of measures that is
design~ to rduce the impact on tie nati entinment is propod in this ph. The
measures ticlude greater setbacks from tie ~s and rnbutari&’ than norntdy -M,
redunticy of storrmvarerm~eement systems, an emph~ on titration ‘of stonnx,
and m extensive afforesration and bd~pissg ph. Th~ efforts have b timp~ed
tithout rtiucing tie dctssiti= and intensities of tid uses identiled ‘h the ~ ph.
Additioti -mmendations for the m nm to tie ~mmercti spaces are included in tie
sti repofi.

3. Transpondon Improvements

Sev~ mspomoon improvements m proposed by the apphcant to satisfythe quiresnents

of 1~ area review. The retnaining issu= include the need to consmct a pornon of A-=
Md-Counry Highway), a potion of A-2d0 (Stigtown Road) with pardcipation from
Montgomery County, and addiuond improvemrn~ to A-121 (Clarksburg Road) n- the
intersection of 1-270. These issues are d~ti in more detail in the ~ ~~G~ ~Lms of
tie report. This proj=t plan assumes tie mmpletion of four Ian= of MD 121 over 1-270 by
the M~bd State Highway Admfilsmrion, and improvements to MD 121 as part of the
development of Gateway1-270.

4. Combined ~gs Pond Park and Hemenw School Feature

The proposed parUschool site is a -rive ~nse to the nds of tie future residents of
Chksburg. The kyout needs modifi~tions to be’approval by the Montgomery tiunty
School -d and the Parks D_ent before review of tie M site ph. Additiod
setback is needed for tie proposed -ss road to pfivide sufficient space for tie demen~
schwl. The stback from the existing power hes and Pnd must be mtiti to met ,tie
requirements of tie pubtic schook. The land area and number of facfities of the existing

9
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figs Pond H Park must not be redud. ~e - l-= w=t of A-305 ~d-Courr~ “o

Wghway) shodd bc considered to provide mom regiortd n~s for major pky fiefds.

The ex=sion of Rd~ve pb= tiugh the ~nc District k ~ of Phw 3 of tie
devdopmenL ~e proposed right-f-way and paving must be *M to ~ua. tie
impact on the -tone Disrnct. ~e extension is the respotrsibtity of tie apptiat. h
existig houw must be d-ted witi tie dlfict as part of a @ciparion proj~t witi tie
owner. The cfistig -1 ~ti the district must be extended by rhe apptiat into the -
of tie project p~. A rel~riOrt of A-260 (Strittgtown Road), md ~s to pubfic sewer
must Aso be provided.

6. Design Smdards for S-ts md Roads

~c propoti project ph -u* waivers of tisring standards for roadways in
Montgomq county. ~cse tivers are prcsentiy beimgreviewed by the Montgomery
Courrry Department of T-sportation. Approti of tie tivem @ auommtite on-s-
partig. Approvd ti dso dow irnprovemcnu to tic smtip such as adtirioti ~

m=, rducuon of mmer tii, and - s-t figh~. Mtiough rfSCSCfivm provide a
subs~dd improvement m the pedestrian environment, the proj~t plan is not dependent ~
approval of these waivers. e

10,
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Wmum Grm k= or Ou~ide
Ameni~ -
1. WithisrCommecid Area
2. Witiin Residentid ~

Deqsiry of Development
Shorn in the Masrer Ph
1. Reti
2. ,Offi=
3 Civic Use (not ticludtig

elemen~ =hml)
4. Residentid

MPDU’S -.

Mtimum Gross tile
~on-Reaidenti) Hmr -

Serbmks
1. From One-Ftiy tining

Commti Bldgs.
R&dentid Bldgs.

2. From My Street*
Commetid Bldgs.
Residenti Bldgs.

Btiding Hk;ght. ..,.>.. ,.~,,..... ,.,+,..<’

15% Q.19 m.) 21% @.od w.)
50% (91.35 m.) a% (110.39 z.)

150,000 q.fi 150,000 q.fi.
770,m q. ft. Ioo,ooo 4.fs.
NA 24,000 4. ft.

1380 du (5-7 du/ac) 1300 du (6.6 dtiac)

12.5% 12.5%

600,000 4. fi(O.5 FAR) 250,000 4. fi(O.39 FAR)

lm fi. 300 h. miss
50 ft. 50 k min.

. .

NA o ft. min.
NA 10 ft. min.

3150 3150

Notes: = No minimum”setback is qti if in motim tirh an approved master ph.

The setback of resideriti btitigs next to she Clarksburg Historic D~rna must be
..

modified m have a timum setbxk of 50 f-.
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The staff of the P-g -ent fids b tie proj~t ph mnforrns to the guidehcs in
tie AwrOVed and Adopted ~arhburg k= Ph and Hyarrstown S- Srudy ~.

The ChNurg WM P~ dwd~ Mgh expectations for bufiding a complete commutity
in the town center arm. The appbtit W= an active pticipant in tie process of developfig
the maswr ph. -Use of fis participation, this proj=t plan for the Clukburg Town
CenW dcmonsmtes a remar~le commitment and an impmt first sq to bfiding a
complet mmmuniry. me project pk includes a me variery of o= spaces, mtive
sm=t design, presemtion of tie mti en%nm~~ a variety of housing o~mmiries in
close protimiry, civic spaces, commuti~ fifities, ~~tititi~ to ammmodate furure
transit =mim, and a provision to 1- mmmd ~~ witi -g distan~ of
residen~s. me fO~Otig pm~phs d-be ~ mom de~ how ~ projwt p~ m~ts the
~uiremcn~ of tie master ph.

The proj=t pb conforms to the gtidebes in she land use ph. Thc ]mrion of he major
hd uses tiludh~ tic commercial spaus, residenti ar~, the greenway, and tic
:lemen~ schml confom to the guideties k she master plan. ●
me mix of dwe~g uni~ mnforrns to the guid~es in the maskr plm as summ~ in tic
fouowing Ck

Unit Types Master Pti Guid*es ~sed

1. Single ftiy detachd IW20% 15%
2. Single farnfiy atrachd 3050% 50%

and townhouses
3. Multi-ftiy 2545 % 35%

The pmjmt plan provides a strong fd point.for mmmuniry seMas. ~]e Town Square
locad along Rdegmve Place next to the mmmerciti m ad the higher densi~ residenti
ar~ provides an outimr space for mmmuniry activities. The town sqm dso protides hd
a-ble for a fumre post office, Xbrary, senior center, and m=dng mms. me
combination of the outdoor space, tie potential for a wmmuniy, building, and tic proximi~
of residatid and commercial spaces W provide a fd point for the town center.

A tmnsit and @estian oriented Imd use pattern W be established with this proj~ ph,.
Buddings are oriented m the s~eeu. An iorerann- system of streets, sidc~, and

24
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bikeways protide aus m ~ hd u= and &mmtire futi-msit d“on~the
surrounding - roads.

The qmtiry and varie~ of open P and ~tion f=~ are a stren~th of tis’ plass.
~s proj=t ph kcludes the gr=nway as tibed isr the ~ plm. It dso provid~ a
-rive opportunity ti M the p~sed demersmry~hool to tis gunway, w~ch proiides
a major arnetiry for the wmmuniry. h addiuon so tie guidebes in tie mash plast, MS
proj=t ph dso protides a new park on tie at side of A-305, @d-County Mghway) that
protides a SOti~ field, a soccer field, two termis murts, and a parking m for more
erg- recreation.

The greenway nerwork show in the ~ pk h been reinforced and au~ented in this
project pk. -~g tie propo~ elemenq schml next to tie greenway augments tie
g~nway mnwpt by providing additiorrd ~tim areas n= the ~ buffers and along
the major bikeway.

The Clarksburg Town Center conforms to tie guideties for m~~tion md mobfity
detieated h tie master p%. Regiomd tic @ be routed to she dg~ of tis
neighborhood: A network of framework streets incIufi: w set ~~emve Ph) is

● :
designed to sene 1~ MC and to discoumge tiough tic. These s~rs are desi~ed to
reduce tie speed of Mfic to crate a safe environment for pedesrnasts. Commercial
development has dti=t a=s to Srringtown Road, an ~ road l~ted on tie dge of tie
neighborhood. The mmmercid devdopment dso has ac~ from ld ~rs witi tie
town center such as Mti S-( ~d~ve P&) and a gr-wy road. me proposed
lwtion of the elementary school has access from a greenway road.. N tid uses are less
h a 1/4 tie from an artend road or tie future msit srarion d~~ted bs the tiksburg
Master Pk.

The bikeway system mnforrns to the guidehes h the Clarksburg Master Pk. The right of
way for the arrerid streets such as A-305 ~d-County Mghway) and A-27 (Stigtown
Road) d accommodate bikeways sepmted from tie roadway. A bkeway separated from
the roadway has dso been integmted km tie ~nway for r~utiond users and l@,
bicycle tic. M ~=rs within tie neighborhoodsuc W to aammtite bti on
tie roadway.

Sidew~ a located on both sides of d ld ~ts. Side- along W -ts include,
special street hghdrrg and extensive wt ~ that exceed the timum standards. Streets
such X ti su=t @ed=mve Place) have @ patig and cross-.

.,
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Waivers from tie etistig smdards by MCDOT arc ~ti for approval of this
development. My of rh~ waivers were anticipated in tie Masw Ph and have my
-ivcd prchtiary approti from MCDOT. Waivers fim otier &uiremars have b
rcviewd by MCDOT, but tiey have not tived approti.

During tie review Pr~. a Crcadve approach to p-rvation of tie nattmd environment
was es=btishd. ~ accordance tirh the Wtcr PM, a forested buffer W be established
along M 5U~Ils. efis~g ma- tr= @ be prcscrvd and augmented, and a ‘no net lossg
of wetimds prdicy has & =tab~d. ~e environmm~ ph achieves the desk to
pqrve rhe nansd entinmerst and estabfish a mtit ~d @estrian orienti town witiout
mmprorrdsc to the kd use plan or the envirossmesrL

4. staging

The Ctihburg Masmr Plan includes a staging element. fis emirc property is l~tcd in
Stage 2 which includes the area of tie Town Center tiat does not drain into tie Ten me
Creek watershed. This pcrrrdts tie proj~t ph to be approved for this developmcrsL The
Master Ph dso identifies thr~ staging triggers which must be met to ~aate ~nsmcdon h
:mgc 2. These s~ging triggers include ●

a. Eticr State or County cnabhg ie~tion for dcvdopmcnt diticts, or
dtcrnative in~rure ficissg mechanisms arc in ph.

b. County Cound adops a new water qtity. review process and D= issu~ ~mtive
Rc@tions rehrcd to this process.

c. WSSC and the County ==utive indicate that sufficient sewer titrnent and
conveyance =pxity efisrs or is programmed to a~ommodate development smd that
sewer autiotitions for the Germantown Town Center - not put at risk.

The cnabtig lcgishtion h= b= crcati by the CouncU. A draft of the fi=utive
RegIdations has bm prepared by D=, but they have not been approved by the Cound.
Th* regulations primtiy aff=t tie method of monitoring water qtiry. The input from
D= into he layout of the development h my b~n provided. The staff of the Ptig
Department are waiting for a fiding by WSSC and tie =Kurivc that sewer autiotitions
for tic Germantown Town @tster are not put at risk Approval of a project pb does not
provide authotition to pti. Sin@ th- staging triggers do not affect the layout of hd
uses or the gcncd design of the community, the staff of tie Planning Department
rmmmend that the proj~t pk be ~owed to prti before implementation of ~ the

●
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.rnggerevens. ● Fti approval of the pti- plan, howeWr, should utit for
implemmration of the ‘tigger events.”

5. Rehtionship of the FDA R&ted Ammdment to tie Project Ph

~e Ckhburg Mmm Ph ,Ammdmmt is md~y to efie tie porsmti to
-mmodate the mnsofidation of tie Ms md ofi~ of the Fed4 Fd md Drug
Adtistration @A) W- of 1-270.~e hd use, mtig md msportation propoa, and
the s~g r=mmendations for tie Tow Cmter of ~arksburg, @ not be reviewed iss
rehuon to FDA. This ammdmmt does not affect the project ph for tie Ckksb,mg Town
Center.

~e staff of tie Planning Department fids that this project plan with renditions is
compatible witi exitig and proposal adjamt development witi modifi=tions. ~e
foUowisrgparagmphs describe the key demmrs of Wmpadbdiry:

1. tition, Sti, and htmsity of tie Development
..

The lmuon, sti, and intensity of development w in conforrntice tith the guideties its
tie Chbburg Master Ph. A majori~ of existing devdopment is separated tim the
propo~ development by exi~g =fi roads. M etisting and adjaunt stigle tiy
detached homes ti have the.sarne type of devdoprnent on adjotig 10SSwiti tie
proposed devdopmenL

2. Compatibfity of the Projti Design

me pro~sed design with conditions‘W be mmpatible with the adj~t C-burg _
District in a marurer hat is cortsistmt with tie rnbr plan,. Rdgmvc Pti @ be ex&”&-
to tie ~stonc District. Si- tid uses (single ~y derachd homes) W be l~ted
next to tie ~storic Ditict. Addiuond setback are needed from the exisdng church assd
residen~ along Spire SUeet@ estab~h compatibfiry. The design ‘ofMS devel@mat b
l~tes eitier major open spaces or houses tit ‘front. on arteti reads.

M KM& ~ for the ammercisd ~d institutional uses are l=td amy from exifig or
proposed adjamt developmmt. The hyout and d&ign of tie greenway system md tie ld
sbee~ dow extensions into the future developments on tie adjacent parcels as estabfisfsed in
tie master plm.

.
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4. Sraggg

~s development @ be conmcti in five p&. The road improvements, parks, and
mmmuniry ftities @ be s~ed to en- titi is no ~verse im&ct at =ch s~-e. The
otier amenities W dso be phased amrtig to the staging ph to ensure hat thefuti
users W, have ad~uate amenities to -C tie proposed density.

The sti fids hat the propsed development tirh renditions W not overburden the
etistig pubhc services, nor tiosc prograrnmd for availabdiq with ~ch stage of
consmction. A summary of tis finding foUows:

1. Tfic Impact

The propod road improvements @ be stagd ~rding to tie fo~owing schedule:

Stage Development Road Improvements
.

,Stage 1 950 Utits Soufibound right rum lane along ~ 121 ●
Swe 2 155 units 525 ft. left turn lane along eastbound ~ 121 at

m 355
125 k left sum ltie along westbound W 121 St

m 355
Stage 3 295 units Rdgrave Pbce access to MD 355

90,000 SF Reti
Stage 4 ~,~ SF Reti. 325 ft. right turn lane don: nofibound ~ 355

75,000 SF Office
Singe 5 25,~ SF Office R&tripe Comus Road to provide 125 ft. ~clutive 1A

~s sta~g of road improvements has NO major ~sumptions. tie fist assumption k“W’
the ntiy project (Gateway 1-270 Office Park) W improve ~ i21 adjamnt to the”
interchange tith 1-270. The =nd assumption is that the Maryland Sate ~ghway
Adtimtion W widen the efisdng bridge of Xm 121 over 1-270as p of tie
improvements to 1-270. Without tiese two assumptions, the propo~ road improvement
must be revised. ,.

28
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a.

b.

c.

e.

f.

z.

~ 121 =B 1-270 tipS AM N267 M475
PM M401 M440

W/S~ Improvement AM - ti475
PM - N295

m 121 m 1-260 hps AM W1500 F/1689

W/S~ Improvements &
Gateway

~ 355 & Comus Road

W/resrnptig of Comus
Road

.

m 355 &m 121

W/SB free flotig right
-s, = &WB lefi
mm lane

~ 355 & Srnngtom Rd.

W/NB right m

~ 355 & Shawee Road

PM M586 W1581
AM M887 M983
PM - M662

AM C/1300 D11421
PM N793 A1900
m--
PM - -

AM H1562 F11723
PM C/l 152 C/1272
AM --
PM - -

AM N632 M632
PM M722 ~32

AM N797 M822
PM A1853 Al~77
m--
PM - -

AM M832 N842
PM Af748 ~61

●

A1545
A1406

A1775

U1452
A1976
DI1416
A1911

‘F/2017
~ 1527
Ffln 1
C11218

B/lW
DI1385

C11220
F11693
c/1220
D11446

B/1103
B/l 104

+294 ●
-2

. .
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●
2. Schmls

~e Montgomery County Corsnd has found W school ~ciry fbr ‘tie sehd y= 1998 so
be adquate for anrici~ti growth dfig FY95 h ~ high schml CIUS- at M gnde levels.
k aartim titb fis pohcy, the stif fids tit ~e proposed development wti not
overburden tie schools in tie Clarksbu@m. h accordance yiti tie funsre nas h tie
Clarksburg ar=, tie apphat has propo~ dedition of a site for a future elemerr~
school. ~s sire for tie dementary ~hool witi tie etistig figs Pond Park is propoq as
a combtid eiemen~ schoolnd lti park Montgome~ County Pubhc Schmls h=
a~~ ~ c~n~~ tie P~W@ d~l=tion if.tie schml budding a be 1- on P of
the etisdng park. me Pwks Department is concerned about any loss of hd or factities.
Ftid a~tarrcc of tis par~school conqt has not beersachievd by tie Parks Department
fid Momgomery COUntYPubfic Schmk. me M ~mmends tit the project ph b
approval in concept as shown. Before approvsdof the first site ph, tie fid byout of,tie
future school arrd p=k must be mmpleted. hy major revisions ti] r~uire an amendment
to tie project pb.

3. Water and Sewer

A l~tich water main etisrs in the right-f-way of Piedmont Road dorrg tie nofi~m

●
boun@ of the site. WSSCr=rds dso indicate that a l~lnch wawr h exi~ witi tie

: right-of-way of ~ 355 tithin 2W feet of the site. These water mains W be adquate to
seine the proposed development.

A =wer pump station and off-site sewer extension are rquird to seine this aim. Rquest
for 1995-1996 bpiti Improvement has bmn submitted to WSSC and Montgomery Coun~
D=. Find action by the County Councti on the ~tegory change is schdded for Apfi 2,
1995. If approved, the sewer service should be wnsiderd adquate for the proj= ph.
The remaining issue is tie fiding by D= that tie Clarksburg Town Center W not cofict
with tie Ge~town Town Center. Skm a project plm does not determine aurhotition or
prevent otier developmerr~from prtiig, the project plan could be approval with he

undersmding hat fird auootirion is dependent on tie fidtig M tie Chksb~ Town
Center W not preclude developmentof the Germantown Town Center.

4. R=r=rion

The propod developmentexc~s tie rquiremenrs of the Recreation Guidelines esmbhshd
by the PWg Board for use by tie staff in review of ~ developments ti Montgom~
County. Regioti reer=rion tiries @ be Iocati across Pitimont Road as ~ of h”
development. Fmd aqmce by tie Parks D@artment or a fu~ private orgmon ~
be determined before approv~ of ,tie site plan. figs Pond Park, the gr~nway and the

● 31



The S* of the Pmg Dep-ent fids tit the Chhbmg Town Center witi the
propsed renditions W be more efficient and dale than tie stidard metiod of
development.

1. The C-cter

The Clarkburg Town Center ~ have the tique chamtir of a tmrrsit and pedestrian
oritired neighborhood surrounded by open w as envisioned in tie Ctarksburg _
Ph. The mix of re@, offi=, ad tivic uses are I-M near d residenm. The
irrtermnn=ted system of S=ts uith side- on both sides, the bikeway system, and tie
extensive pathway nerwork provide a unique Wge system within the neighborhood. The
preservation of green ar= adjawnt to tie Ch~burg Klstonc Distict and along Piedmont
Road surrounds the fumre Town Center titi open spa=. These elements d mnrnbute to
.estihshing amom efficient form of devdopment tit exds the rquiremenrs in she
stantid metiti ,of development. o

2. Grenway Network

h aardanm with the guidebes in the master pti, this development W ddl~ the
.mnway for park use. h addirion so this minimum requirement, the appfiat @ provide
a design before approd of tie site ph tit irrmrporates additiond ~ pbdng, an
inforrnd d, a mmmemorative park m for the tifly of John ~ark, b~eways, and other
lads~p feamres that could “ody be achievd tiough tie oprion~ method of development

3. Srr=mpe System

The proj~t pIan bscludti a apprehensive smee~pe system ford ~ k tie tihburg
Town Center. These streets rquire a waiver of the existig set of smdards irsclutig
tutig mdii, Spactig of s=t tr=, and non-smdard street hghfig. A summary of tie key
feamres foUows:

Mb Street @~ve Phm) - This s-t extends from MD 355 Gredenck Road) ~ugh
tie Town Square so k ~top Disrna. This met includes -d paving, closely spa-
s-t m, nd ~ street hghdng.
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Fwework SU=K - Seved tiework ~ are ~sed as ~ orgting system for tie
cnti development. Ftiework s~ts conn~ to the most imprtant pubfic spa=
kcluding tie elemehw school, neighbored parks, the pnd, and tie greenway: These
tiework smeets serve ss tie primary eirction rouM tito md titi tiesiu.

Fron@e Roads - me pro~d proj~ pk kcludes a senm of bn~Oe roads. These
fronrage roads =ur along ~ti roads i- at the perimeter of the sire. These fronrage

roads dow b~dings SC’face tie adjmt pmperdes.

Gr=nway Roads - Th- roads dow tie adjacent bddings to face tis impomt park. This
~ows the gr~nway to b-mea visible, -M fmus for the mti mmmuniry. The
hdscaping along tiese roads W reinforce she f- ~rs of this park wtie
acknowledging tie narud b=u~ of the SU- tiey.

Otier Sueets - me remting SXK in the development dso hclude a commitment to more
closely spad suet tres md * tighring. These S~SS are pm of a more efficient md
destible =t of standards tit are appropriate so an opriorsd metiod of devdopment proj~

4. Town Sqwe

~e TOW Square is intendd to serve as the focus of pubhc hfe for tis m of @ksbssrg.

●
This pubhc spaw is located n= the ~stonc Dlsrnct, the Ckksburg Uniti Metiodist
Church, the greenway, the reti renter, md the mncentration of higher densiry residatiaf
uses. A site for a future citic butiding titi a hb~ md senior center to be constructed by
Montgomery Counry is ticluderf. Vehicuh *C W be dtiti around h sqm
tiugh a series of one-way stits. -d partig @ buffer the pedestrians from WC.
The Town Square should be extendd noti to reduce tiugh tic movemmrs and
improve @estrian a-ss.

5. Neighborhood Squares and Forrnd Green ~

Four neighborhood squares or green - provide additiond open spaces witi tie
residential ~rions of the development. They cstabhsh identifiable pubfic space witi ti~
residential areas tial u-s the requirements in tie stidard meti~ of development.

6. Pond ~

The sm~ wet pond with a down ~ infi~tion ar~ has been providd as a wdmme
addiriond open spati m. Dw*g units d front on tis pond area W tie green-y and
Town Square.

33 ‘.
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7. Hementaty/Schml hk -

Mthough addiriond work ~ ~ n~ b receive approti for fis f=NE, “tis
parWschool con~t is a cr=tive ~nse to m~tissg tie nds of tie community in

Clarksburg. ~s site has the pbti to provide Id. ~tion, day -, and to creau
additioti communiw space within the Town’titer.

8. Recr=tiond Facfities

The plan for recreatioti Hti= =-s the tirnum rquirerr.en~ for tis .mmmunity. It

provid= for both 1- nds titi tie community and regioti nd for -C pby fidds
on the edge of the commufity.

9. Btidings Oriented to Stirs

The guidehes in the Clarkbuti _ Ph suggest hat bufidings shotid be oriented to
su=ts to improve tieV and -Y of @e_. The a~fiat has made a major
mmrnitrnent to orient bufidings to _N. Townhouses are designd, to fam _ts in- of
hge partig areas. Multi-ftiy dwehg uni~ dso f= pubtic str=c titi partig loeati
in au~ards hat are -nd from tie s~ts. SmM retail shops W l~d sdong tie
najor Town Square and don: MaissS-t. nis onenration rquires a sifilar commitment

by tie public Utiries to l~te SeMU in the backyard ~. It dso rquires waivers from
the Department of Tmspofition to improve tie provisions for on-street partig. The ~
suppom tie -t orientation cf btitigs.

A series of sample blwks is included as P of the proj~ ph. ~~ block indi~ “the
design and orien~rion of tits proposed in tis ‘development.

h conclusion, tie projwi plan proposes a form of development tiat is more efficient md
destible tiasr the swdard method of development.

~s proj=t pti incltides tie rquired number (12.5%) of modemtely prid dwtig uni~. .

These units @ be scarteti tiughout the towhouses, one-tiy attachd and multi-
ffiy units. ~ch p- of devdopment @ tiso have 12.5% of the residential tits
mnstrsscted as moderately pnd dwetings.
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Clarksbura Town Center

Clarksburo Town Center No. 1.



II. DATA SU”M~ ~=,.

9 4
hssamadswm(=mqtm) 267.5 = 11.652,300 s
tiati4ro WkUsa 111.42 ~ b,853,455 s
T@n@~d~~Pb 156.08 = 6:7~45 d

AMS9~:~l: Residential Mx2 182. ?0 ~
~Z Office/Retail wxz

?,958,412. 9
14.60 = . 635,976

tie 3: ROT
d

~= 3.057.91? d

—1

●Final number detemined at Site Plan

Wr &a W (FAR) .50 (m) .39
MOq U* Per b 30 (m) 6.5
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TO: Joti Carter, Coordinator
Design, Zoning, and Preswation piv~sion

VIA:
*Z

Bud Lim, Transportation Coordinator
Transportation Planning Division

~OM : Ki H. Kim, Transportation Planner I ~
/IiTranspo*ation Planning Division ~ L

S~JEC,T: Project Plan No. 9-94004
Clarksburg Town Center Development
W-2 Zone

------------------------- -------- ------- ----------- -------------- -

This-memorandum represents the Transportation Planning staff’s”

o

review of the ~ project plan of the clarksbmg Town Center
development. Our transportation analysis is focused on the Meal
Area Transportation Review (UTR) analysis to determine whether the

road improvement package proposed by the applicant and the ptilice

aqency provides enough transportation capacity to acco~odate tie

proposed development so that the existing transportation services

or those programmed for availabilitywith each stage of construction

would not be overburdened.

Based on our transportation analysis, we find, tiat the the
following roadway improvement package proposed by the applicant
would provide enough ~~,capacity for the proposed Calrksburg Town
Center development, provided that the proposed development is
staged to coincide with the construction of the proposed transpor-
tation projects.

?ransuortation Improvements

1. Reconstruction of the southbound right-t~n lane along
~ 355 at MD 121 to provide a “free flowingl’ movement.

2. Construct an eastbomd left-turn lane along ~ 121 at
m 355.

3. Construct a westbound left-turn lane along ~ 121at

●
M-355.
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4. - Construct’ a no~ond
;.-Stringtow Road.

. . .

..-’, ,

right-turn lane along ti 355 at

5.
0

Rest=ipe eastbound Comus Road to ~rovide’ an exclusive
left-turn lane at ~ 355.

6. Participate in the Gat’evay 1-270 Qffice Park road
improvement - widening ~ 121”to four lanes from the
entrance to the Gateway 1-270 Office Park to the 1-270
northbound off, ramp,

The roadway improvements listed above, are proposed by the
applicant to satisfy the re~irements of the Wm. We find that the
proposed staging of development with roadvay conditions tied into
staging will not overburden the existing transportation sevices,
nor those programmed for availability vitb each staga of construc-
tion. The proposed staging of road improvements, hovever, assumes
two-major road improvements to be provided by others. The first one
is improvements to D 121 by the Gatavay 1-270 Office Park. The
second one is the videning of the existing bridge of ~ 121 over I-
270 by.the Maryland State Highway Administration. Without these two
ass~ptions, the proposed stag-ing of road. improvements
revised.

=:plb\pp94004 .~O

must be

●
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March 21, 1995

TO: John Carter
Design, Zoning and Preservation

~OM : Lise Soukmp and Cathy ConIon YL-.
Environmental Planning Division

SU~ECT : C~BURG TOW CENTSR PROti& Pti

S-Y OF CONDITIONS

The Environmental Planning Division (EPD) ‘staff recommends
APPRO~L WITH CONDITIONS Of the project plan, witi”changes and
additional information to be provided at subse~ent review
stages. The conditions are as follows.

1. SUbrni~ for review priOr to Planning Board he”aring on tie

a:
reliminary plan submission:

1. Improved plans for stormwater management (S~) and grading in
the commercial area that reduce strem buffer encroactient. AS
part of this, submit an alternative plan for review that shows.
all road grading, S~ and associated grading entirely outside of
the stream buffer, to evaluate the-impacts on site design and S~
effectiveness. Also submit calculations for the proposed in-
stream dry pond on the commercial side showing the freqency and
extent of inundation .in the pending area.

2. Plan for the proposed SW facilities and roads near or in
stream buffer, and associated grading, with indication of where
tree planting is permitted. ,.

3. A staging plan for S~ with the extent of each proposed phase
of development and the order in which they will be built.

<. A preliminary forest consemation plan reflecting’the revised
1ayout. At the first site pl.anreview, applicant should present

reforestation/afforestation plans for the whole site and plant as
much as possible during the first construction phase to meet a
Special Protection Area recommendation for guickly. establishing
forest.

,b.

t
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5. -ndscaping plan for S~ areas at site plan.”
,.

● B. Modify plan as follows: .

1. Move these stormwater management facilities, and any
associated grading that cannot be reforested, outside of tie
stream buffer. Make every effort to reduce or’eliminate all
grading from buffer:

Commercial side - Sand ,Filters #3, 4.and 7 .(near top of Town
Sguare tributary): Clean Water #2 (next to grocery store site):
Sand Filter #6 (near Town .Center’s dq pond):
Move at least the pond forebay outside of buffer,
be forested.

since it cannot

Residential side - Sand Filters #s, 9 and 10 (Note- #1’ois
located in existing trees - move ~ grading outside of buffer) :
Move dry pond and grading out of buffer.

2. &y wetland creation areas should be designed to be forested.

3. Full stormwater management for the school site should be
provided in the subdivision~s SW facilities.

4. Maintain an undisturbed stream buffer of at least 125 feet ‘
along the GreenWay Road and make graded slopes less than 25%.
Further reduce or eliminate grading/disturbance in stream buffer

●“”
fOr Greenway Road as much as possible.

—
5. Reduce overall site imperiousness by eliminating most of tbe

extra parking spaces, or if additional parking above county
re~irements is desired, reduce ‘tieamount of commercial/
residential development to remove all grading disturbance within
stream buffers.

DISCUSSION

Staff have reviewed the project plan and preliminaq plan
submissions for the Clarksburg Town ,Center. We also have
reviewed a revised stom,water management (SWM) concept that
attempts to address sone of our initial concerns about stream
buffer disturbance and SWM design. The Depatirent of “
Environmental Protection (DEP) has infomally approved the new
concept, and we will continue to work together in resolving
inter-agency details about S~ placement and function.

OUr overall impression is that the revised plan is much
improved from the first submission, both in addressing special

Protection mea objectives in the proposed S~ system and in
resolving some of our major concerns. The plan, along with the
EPD recommendations in,this report, will, emphasize tie Clarksburg

●
,.
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Hzster Plan and Special
corestedstream buffer,

Protection’Area (SPA) qoals to create a
to aesthetically’integ;ate a series of

i~ ~ality controls for better cleansing of #e runoff, and to
keep the wetland and stream systems flowing and functional.

ADDITIO~L IWOMTION ~EDED

staff needs additional information to assess. the
alternatives for SW and. stream buffer” encroachment. The
following items should be submitted to EPD with the revised
stinission of the preliminary plan (and to DEP for their
concurrent review) :

1. Improved plans for stormwater management (SWM) and grading in
<ne commercial area that reduce stre~ buffer encroac~ent. AS
part of this, submit an alternative plan for review that shows
all-road grading, SW and associated grading entirely outside of
the stream buffer, to evaluate the impacts on site design and S~
effectiveness. Also submit calculations for the proposed in-
stream dry pond on the commercial side showing the fre~ency and
extent’ of inundation in the pending area. The base of this pond
is proposed to be forested (outside .of a 5’0 foot radius around
the riser) and we need to how how often this area will have
standing ‘water in it to gauge potential for tree survival. Our
e-ectation is that the increased dispersion of .~noff in the
enlarged ~ality Control structures will cause’ this pond to
emain dq much more than typical dry ponds.
difficult estimate,

Since this is a ●
a calculated range (such as somewhere between

once every 2 months to twice a year) is acceptable.

2. Plan for the .proposed’S~ facilities and roads near or in
stream buffer, and associated grading, with indication of where
tree planting is permitted. We need to assesshow much of the
stream buffer is able to be reforested after these features have
been built, since DEP and state requirements limit planting on
S~ embanhents.

3. A staging plan for SWM showing the etient of each proposed
phase of development and the order in which they will be built.

4. Landscaping plan for S~ areas to be submitted at site plan:
this will be reviewed for species appropriate to the water
regimes and for aesthetics.

The conceptual plans should be revised to reflect the
following changes to meet the intent of the Clarksburg Master
Plan and the SPA. These changes will bring the developer’s
proposal closer to the environmental protection afforded by a
completely undisturbed stream buffer plan. .

3
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1. move-these stormwaterm anagement facilities, ‘and any
assocititbd grading tiat cannot be reforested, outside of the
stream buffer. Make every effort to.reduce - el~minate all
grading from buffer:

Commercial side - Sand Filters #3, 4 and 7 (near top of Town

Sguare tributary): Clean Water #2 (nefi to groceq store site) :
Sand Filter #6 (near To? Center’s dry pond):
Hove at least the pond forebay outside of buffer, sinc”e it cannot
be forested.

Residential side - Sand Filters #8, g and 10 (Note- +10 is
located in existing trees - move ~ grading outside of buffer) :
Move dry pond and grading out of buffer.

2. Any wetland creation areas should be designed to be forested.

3 .. FU1l stormwater management for the school site should be
provided in the subdivision’s S~ facilities.

4. Maintain.an undisturbed stream buffer of at least 125 feet
along the GreenWay Road and make graded slopes less than 25%.
Further reduce or eliminate grading/disturbance in stream buffer
for Greenway Road as much as possible.

5. Reduce overall site imperviousness by eliminating most of the
extra parking spaces, or if additional parking above county
requirements is desired, reduce tie amount of
commercial/residential development to remove all grading
disturbance within stream buffers.

JUSTIFICATION FOR POTENTIfi APPRO~ OF ST~~ B~FER
ENCROAC~NT ~ER PROPOSEDS~ DESIGN CONCEPT

Although DEP considers this concept approvable f;om a
technical standpoint, EPD staff cannot support the concept at
this time because some stream buffer encroactient may still be
avoidable. Staff would like to review the alternative SUM plan
before making a final recommendation. However, the initial
evaluation presented below is generally supportive of the
proposal with our changes specified above.

EPD staff recommends that any incidental buffer encroachment
along the buffer perimeter for roads, building pads, stormwater
management or sediment control only be permitted in open fields.

.,

Staff also recommends tiat this disturbance be forested after
construction (or replacement forest, planted elsewhere) ; tiis
planting should be in addition to the FCP re~irements of the
plan.

Comercial Area (Town Souare District~

4’
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1. Sand; filters 1 and 2 at Redgrave. Place stream crossing - This
?xisting corn field will be disturbed for constn.ction of both
~he GreenvaY ROad and Redgrave Place, with grtiing necessarily
tying out in the stream buffer. The current proposal maintains
at least 100 feet of undisturbed buffer from the facilities’
grading. The proposed grading vill not disturb any existing
trees. Applicant should explore ornamental planting on’tope of
the sand filter and surrounding the filter vlth shade trees to
cool any pooled vater after Summer rainstorms. Also , forest
should be planted as close to the sand’ filters as possible on the
stream buffer side.

2. Sand filter 5 across from confluence of Hilltop District
tributary and malnstem (near proposed wastewater pump station) -
This area is at the edge of a corn field, and vill be’graded on
three sides for the Greenway Road, the proposed pump station and
the sewer lines 9oin9 to the pump station, regardless of this SW
facility. The sand filter itself will not result in tree loss.
The adjacent stream buffer vould still provide at least 300 feet
of undisturbed forest across the main stream/:ributary
confluence; this width can provide the desired minimum area of
habitat for interior forest-dwelling birds. The major
disadvantage to this facility is that it forms a permanent
incursion into the stream buffer that cannot be reforested (since
roots disrupt sand filter function).

3. In-st?eam dry,pond on Town S~are Tributary at Greenway
.oad - This guantlty control pond is shown just upstream of the ●
GreenWay Road crossing and would use the road embankment as its
dam. The stream is surrounded by a narrow band of brush and
sc~/shfi wetlands in the middle of a corn field. Grading
would mostly be limited to constx~cting the “road etianbent.
Possible additional intrusion for grading a forebay will be
reviewed as pati of the preliminary plan. The forebay should’ be
placed outside of the stream buffer, vith only the main guantity
storage in the buffer. Plans showing both alternatives must be
provided to show that the forebay cannot be kept outside of the
buffer.

The rationale behind placing this pond in the stream is very
important, since this should be the last resort in SW desi~.
T~ically, keeping streams open and free-flowing i= a very high
priority, especially in an SPA. The decision to use an in-stream
pond that potentially could be located off-line (and perhape even
out of the buffer) must be based on valid environmental and site
design issues that have either no negative effect or a net
positiveeffect on the environment. Staff believe that the
following arguments, support the in-stream.pond:

A. The area to be disturbed for pond construction and runoff
storage contains a minimal of trees and only a very narrox strip
of wetlands;

●
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B. The ~reenvaY Road const~ction Will create an hankment on
~.is scream regardless of the pond’s location:- -

* c. The main basin’can be forested to within 50 feet of the riser
to create a wooded stream buffer .that will shade the stream and
the water storage area;

D. The forebay design, intended to trap trash and sediment that
escapes previous.water ~ality treatments, will reduce the
freqency for dredging the main pond basin to once every few
decades. This will allow the basin, and forest planted within
it, to function undisturbed for an etiended period;

. .

E. Given the DEP requirement to double tie amount of runoff
treated for guality control (which occurs prior to runoff
entering the pond), less water will reach the pond than in a
standard SW design. This means the pond will be inundated less
fre~ently and with a ,smaller volume of water than normal 2-year
control ponds, which will help tree survival in the basin.

F. The site’s land use is ve~ dense and locating the pond
outside of the buffer may have major ramifications on developable
space, however, this needs to be assessed in the alternative SW
plan re~ested above:.

4. Greenway Road grading along the stream buffer perimeter -
This is m-oredifficult to support, since the road and its grades

●
?re not dependant on locating at lower elevation as SW
~acilities are. The applicant has been directed to eliminate or

minimize this road grading in the buffer. If it can be
demonstrated by the applicants’ alternative plan that this is not
possible, staff would consider encroachment under the ’conditions
specified above for the following reasons:

A. The disturbance would not result in tree loss (area is
currently a corn field) :

B. All disturbance, including for sediment control, will be kept
outside of wetlands, f100dDlaln and at least 125 feet from the
stream;

c. The pXJposed e~ankment
slopes, and the buffer will
construction. .

grades will be gentler than 25%
be fully reforested after

RECO-WOATIONS FOR ~TER -EWS

1. E~lore landscaping alternatives for sand filters to make ..
them more attractive. Staff suggests ornamental ground cover and
shrubs to beautify these. Also identify where trees may be

6
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planted $round the Sand filters (i.e., slopes between roads and
:ilters, embanbents, toe of dam) .

2. NO nev sediment traps should be alloved in currently forested
stream buffer areas after site plan review vithout H-NCP?C
approval tO changes in Erosion h Sediment Control Plan. DEP ‘S
E&S inspector should be notified of this at pre-construction
meeting.

3. Reforestation as compensation for stream buffer encroachment
by s~ facilities or Incidental grading for.roads, building pads,
S~ or sediment control along the perimeter of the buffer vill
NOT be counted as pafi of FCP reforestation/afforestation
requirements. For buffer disturbance that can be forested, it
should be done in the location of the disturbance at 1:1; if
disturbance areas cannot be reforested (e.g., S~ embankments),
reforestation shall occur in an appropriate priority area at 1:1.
Either of these will be above and beyond the standard worksheet
requirements.

4. ~-Pplicant shall present reforestation/afforestation plans for
the whole site during the first site plan review and plant as
much as possible during the first construction phase. This is
one of the SPA goals for achieving a forested stream valley as
soon as possible to help defray development impacts to the stream
system. This is much preferred to spreading the planting out
over the many years of reaching buildout.

5. Noise issues for houses along Strington Road and M-83 with ●
sides to roads will need to be addressed at site plan. Redesi~
to improve setbacks or front units on roads,

SPECIAL PROTECTION AREA GOAX

This concept has many of the elements envisioned by H-NCPPC
and DEP for meeting environmental goals in the Clarksburg SPA.
The SPA goals, objectives and recommendations were created during
this plan’s review and are still not finalized, so further
changes may yet be recommended. However, the applicant’s
consultants have made an excellent sta* in dealing with these
changing regulations. In EPD staff’s opinion, the following SPA
objectives can be achieved under the recommended EPD
modifications to this plan:

. Avoid, then minimize, stream buffer disturbance

. Eqand forest conservation opp~unities

.

. Integrate stormwater management that provides sepential and
repetitive treatment” for vater qality

7
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Apti 14, 1995 “ ‘“ : /

TO: Montgomery Coun~ Plsnnistg Board

FROM: Jofm Carter for tie Planning Department (3014954570)

SW~: Continuation of tie Public Hearinz - Proimt Plan No. 9-9- and Discussion
of Prclirninam Plan #1-g5
CLKSBURG TO~ CE~R
RMX-tine
1300 Residential Units
150,000 Square Feet of Retail and 100,000 Square Feet Qf Offii

●
267.50 Acres

SE Quadrant of Frederick Road/SWingtown Road
Clarksburg

On April 6, 1995, tie Planning Board elected to contimse tie public hearing on ti
project plan”for tie Clarksburg Town Center. As pm of tfsisaction, h Ptig Board
requested tiat tie smff prepare tie folIowing Wormation for review on Apti 20, 1995:

1. Summary of he Testimony
2.’ Comparison of he Actiom to be Taken on tie Project Plsrs, and Prel_

Plan
3. Draft Opinion

. The staff of tie Planning Depament “bs completed Ms work.

~e following paragraph sumar~e tic testimony of tie individuals at tie public
~-aring on tie project plan. Specific revisions have been included in tie revised draft

● tion:



1. Mbcrt W“ndall- Historic Preservation Commission

request to delay extension of Redgrave Pti through the Historic
District to tie opening of tie transit station \
co~m over tie setbacks of tbe development adjacent to tie H~tonc
District

Rcsporssc - The extcrtsion of Redgravc Place, was pmposcd to ~ no later
W Stage 3 to correspond to tie construction of the commercial am. A
condition has been included to require all butidings adjacent to tie Historic
District to have a setback that approtiatcly snatches the setbacks of build~s ;
in tbe Histotic Distict @-200 zone). A rcquticmcnt for additiod scrcc~ !
h also bectt included. t

2. Russell Kirsch - Adjacent Property Owner !

requested that the applicant dcdicatc” tis portion of A-260 (Stigtown
Read) to tie center line of the existing paving I

Response - The condition in the Dmft Opinion has been modified to require
dedication to the center Iinc for tiis portion of A-260 (Stigtown Road). 0;

3. John Westbrook - Representing Adjacent Propcrry Owners (Funs md Bowis) . .

requested that the applicant dedicate A-260 (String town Road) to the

ccmcr line of existing paving adjacent to tic Historic Distiict
requested that a ncw street bc csublished to incrcasc the number of
connections to A-260 (Swingtown Road) and to parcels Iocatcd along
the sourhcastcm boundary of tie site as shown h the Town Cenmr
Illustrative Sketch included in tie maatcr plass
requested additional intcrscctiom along A-27 (Clarksbtsrg Road) nm
tic grcenway area and elimination of tie private service driveway tio~
tie fronragc of tic townhouses

Response - This po~ion of A-260 (Stringtown Road) is lcrcascdouwide tie
boundaries of tiis project plan. However, the northern edge of,fie. right-of-
way will be loca~cdat tic edge of tie Histofic District to preserve an exk~
house. This requires the additional right-of-way to & located on tie adjacc~
properties.

~e additional connection to ,A-260 (Stringtown Road) was not permitted
bccausc of cnviroruncntal cortccrrts. If required by tie Planning Board, an



● additions] connection can be provided tiough h proposed townhouses. ~
connwtion would also extend Wugh a portion of tie Historic Distict outside
the existing swam buffers.

1

Additionsl irstersectiom along A-27 (Cl-burg Road) were not permitted
because tie spacing between ime-tioos would not meet tie requiremeti of
an @rial road. AdditioA setback and scmning could be provided as part
of the review of tie site plan. A waiver of the intersection spacing could dso
be requested.

4. Jean Onufry - Clarksburg Civic Association

recommends designating Redgrave Pkm ~ a bikeway, and e~
the potential to widen the pavement to accommodate bkea

requested that the development @elude Sc=nirrg to reduce tie view of
roofiops from adjacent roads
supports the par~school concept as proposed by the applicant to ~ow

joint use of facilities and to improve tie view from A-27 (Cl@burg
Road)

Response - The staff recommends designating Redgrave Place as a Class ~
(on-sWet) bikeway without increasing the widti of pavement as described m
the masterplan. Additional measures to reduce he speed of traffic along
Redgrsve Place (i.e sWcial paving, signs, crosswak, and traffic control
measures) should be provided as pan of tie review of the site plan.,

The roof tops of the proposed the proposed development wdl not be visible
from A-260 (Stringtown Road) or A-27 (Clarbburg Road) because of tie
topography. ~e proposed landscaping, tie facing of buildirrgs, and the use of
a frontage street will substantially reduce tie view of tie rooftops tim A-305
(Piedmont Road).

me applicant and staff arc exploring alternative plans for tie paruschool.

5. Freeman - adjacent propeny owner

examine tie potential increase in the floodplain of Little Seneca c-k
caused by this development on prope~ located across A-2M (lots13-
15)

examine intersection spacing to allow access to tiese adjacent parcels
without compromising tie desired spacing along arterial roads

3



> “ .

9-94W ;

minirnti the right-of-way for A-260 (Stritsgtown Road)

Response - fic proposed development w~l not ti~c tie flood phe on ti
adjacent P-IS beyond the required stream buffer area. ~ proposed 1

intc-tion spacing wU1permit an a- road from A-260 to the adjacctst
p-h its accordance with tie s~ for -d roads. ~ width of the
right-f-way for A-2@ is in accordance with the master pti (120 ftit). @
road has been located to minirnii the impact on existing homes along both
sides of A-2d0.

6. Rockhill - representing the adjacent church

examine thepotentialto revisethel-ping toincreasevisibilityto

tieexistingchurch
provide for a connection to the church from the proposed development

Response - ~c staff has revised the conditions to increase visibility to b
church and provide for a pedcs[rian casement to ticrcase access to the ch~h.

7. PartiSchool

MCPS would prefer a 1012 acm site located approximately 600 feet ●
from the existing power line and 300 feet from the pond. If cove-
could bc placed on the site to lhit expansion of the existing power
Iinc, the serback may be reduced with approval from MCPS.
Parks Dcpanmcnt needs to prcscmc the existing facilities with a
minimum encroachment on tic existing propcW.

Rcspossse- me existing staff conditions require rcvisiom to the project pti
including relocating the greenway road and tircasing. the sti of M site. =
applicant and staff continue to explore acceptable options.

8. EnvironmenWater Quality Regulations

A draft of the proposed regulations has ken completed. DEP has not
approved the specifics of *is plan and fufier refinement of the
stormwater concept is needed.

Response - fie smff have reviewed the recent revisions inciud~ stomtwater
management calculations and a forest conservation plan. Results of Ws
review are included in a revised set of conditions. ~ Council has not
approved the final regulations. A meeting has beers set with D~ (April 24) to

a
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● further discuss Mormation needd to mmt requtiments for a pmlirnii
wa~r @ty plan.

9. hvimnmdSewer and Wa&r t

The CoWfi =tiy appmvd a -e to a &&gory 4 for *wer and
water. Change to a Catego~ 3 wtil - when the pm~i pb is
approved.
Within W wmb, DW will detsrmh if& Ckkburg Town &n&r
will cotiict with the ~rrnantown &*r.

~rsm - Approval of k pmj~t plan d= not provik autio~tion to
p-. S&~ comments wti not aff- &yOutof M -, the proj-
plan muld be approval. Final approval of b pm- plarr should wait
f~ action on the =wer arsdwater issu= by D= d WSSC.

s~Y OF ACTIONSONTm ~_SB~G TOW CENTER

In mspoose to she requesSfmm the Planning Boti, ti CM on tie follow.irsgpage
~ tie fmdtigs for each regulatory prwess.

5
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SUMMARY OF FINDINGS AND ~E AGENCIES RESPONSUU

2.
3.

4.
5.

6.

.

.a Meeti ~;etiRe~me~
of ~-2 ~ne

. . PuWoses PB
. Development StdS. PB

b. Confoms so Master Pti
. tid Use (mti of uses PB

and inte*)
. hpo~n and Mob~ PB

Environmeti Ph PB
c. Meets Compadb~

. &cation, Sise, Intensity PB

. Project Design PB
Operodond Ch~cter PB

d. Does Not Overbutien FacMes PB
Sufficient Amenities and Fac~s PB

; MPDU’S PB
UFO Fmtigs
ffidings for Roadways
a. Layout PB
b. Final width of ROW

Streets Standards and Streetscape
: Waiver of Open Section Roadways PB

OpeM.onal Characteristics
;ppmvd of ParklSchool Pb
Approval of Stomwder Qu~ Ptis
a. Draft SW Quality Regutins DEP
b. Concept S WM Pb & W

SW Quality Reguladons
c. fial SWM Phn
Stagingl~gger Elements
a. Enabling Legistion for Devel.

Districts or Ak. Financing
b. Water Quality fiecutive - D~DEP

Regutions Issued
c. Adequate Sewerage Capac@ for

Master Plan Stagingl%ggem
Sewer CategoV Changes
a. ‘WS4 PB
b. . WS3

PB PB -

PB

PB
PB

PB MCDOT
PB PB
PBIMCDOT PB/MCDOT
MCDOT

MCDOT
PB PC/MCPS

DEP
DEP

PB

MDEP

DEPNSSC

PB
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